AGENDA
Town of Nags Head Planning Board
Tuesday, April 21, 2020; 9:00 a.m.

This Meeting will be held electronically/remotely utilizing the online ZOOM meeting
platform. Members of the public will be able to attend the meeting using the ZOOM
platform or app on their computer or smartphone, or by calling in using a phone.

Join from a PC, Mac, iPad, iPhone or Android device:
Please click the link below to join the webinar:
https://zoom.us/|/97773468740

Or iPhone one-tap:
US: +13126266799,, 97773468740# or +19292056099,, 9773468740#

Or Telephone:
Dial (for higher quality, dial a number based on your current location):
US: +1 312 626 6799 or +1 929 205 6099 or +1 253 215 8782 or +1 301 715 8592 or +1 346 248
7799 or +1 669 900 6833

Webinar ID: 977 7346 8740
Should you have questions about using this platform, or have technical difficulties during the

course of the meeting, please email planning@nagsheadnc.gov or call 252-441-7016
A. Call To Order

B. Approval Of Agenda
C. Public Comment/Audience Response

D. Approval Of Minutes
April 1, 2020 Planning Board Meeting (Rescheduled from March 17, 2020)

Documents:

MARCH 2020 DRAFT MINUTES.PDF

E. Action Items
1. Consideration Of A Text Amendment

to the Unified Development Ordinance submitted by Megan Dixon and Kim Cowen to
add the use "Learning Center" as a permitted use within the C-2, General Commercial

Zoning District.

Documents:

LEARNING CENTER TEXT AMEND PB PACKAGE.PDF


https://zoom.us/j/701872187

2. Reconsideration Of A Revised Preliminary Plat
for a Major Subdivision, known as Coastal Villas, for an approximately 9.86 acre
property, zoned R-2, Medium Density Residential, owned by Nags Head Construction
(Applicant), located on the west side of US 158, approximately 300 feet south of the
intersection of W. Soundside Road and US 158 (Parcel # 006749004; PIN #
989108886987); the revised Preliminary Plat proposes to create 17 lots, along with an
associated street and other required improvements.

Documents:

STAFF REPORT TO PB AND ATTACHMENTS_COASTAL VILLAS PRELIM
PLAT_4-17-2020.PDF

. Report On Board Of Commissioners Actions
March 4, 2020 and April 15, 2020 BOC Meeting

Documents:

MAR 4 2020 BOC ACTIONS.PDF
APR 15 2020 BOC ACTIONS.PDF

. Town Updates - As Requested
. Discussion Items

1. Continued Discussion Of Legacy Establishments/Structures

Documents:

MEMO WITH ATTACH TO PB RE LEGACY ESTABLISHMENTS AND
STRUCTURES_3.13.2020.PDF

2. Continued Discussion Of Residential Stormwater Regulations

Documents:
MEMO WITH ATTACH TO PB RE STORMWATER_3.13.2020.PDF

3. Continued Discussion Of FY20-21 Planning & Development Department
and Septic Health FY2020-2021 Strategic Work Plan

Documents:

MEMO FY20-21 P AND D STRATEGIC WORK PLAN_4-17-2020.PDF
. Planning Board Members' Agenda
. Planning Board Chairman's Agenda

. Adjournment


http://nagsheadnc.gov/0261e0c9-e29b-428d-b2ee-2373fe6f51ec

Town of Nags Head
Planning Board Minutes March 2020 (Re-scheduled)

Town of Nags Head
Planning Board
March 17, 2020

Rescheduled April 1, 2020

The Planning Board of the Town of Nags Head met on Wednesday April 1, 2020. This meeting was
originally scheduled for Tuesday March 17, 2020 but had to be rescheduled due to Covid-19
restrictions. This meeting was held electronically/remotely utilizing the online ZOOM meeting
platform. Members of the public were invited to attend the meeting using the ZOOM platform or app,
or by calling in using a phone.

Planning Board Chair Megan Vaughan called the meeting to order at 9:15 a.m. as a quorum was
present.

Members Present

Megan Vaughan, Kristi Wright, Molly Harrison, Meade Gwinn, Megan Lambert, Gary Ferguson, David
Elder

Members Absent
None
Others Present

Via Zoom: Michael Zehner, Andy Garman, David Ryan, Kelly Wyatt, Holly White, Cory Tate, Lily
Nieberding, Margaux Kerr, Kate Jones

Continuance of Items from March 17, 2020 Meeting to April 21, 2020 Meeting

Chair Vaughan moved to continue all items (except for the Flood Ordinance Amendments) to the April
21, 2020 Meeting. Chair Vaughan then called for a roll call vote and the motion/vote carried
unanimously.

Approval of Agenda

Chair Vaughan moved to approve the agenda. Chair Vaughan then called for a roll call vote and the
Board voted unanimously to approve the agenda as presented.

Public Comment/Audience Response

Jay Overton, engineer and builder, member of the Outer Banks Home Builders Association, spoke
about the proposed Floor Ordinance. The OBHBA brought together experts including builders,
engineers and surveyors to review the proposed maps. While the maps may be good for insurance,
they will not good for construction and development standards. The OBHBA appreciates what the
Town, as well as other municipalities, has done with regards to this topic. Mr. Overton and OBHBA
met with Town Staff several times to discuss the maps and the proposed ordinance. Mr. Overton
stated that there needs to be some more consideration given to the Town’s proposed building
standard element (LES) of 10’ vs. 8 which has been proposed by Dare County and all other
municipalities except for Duck. Mr. Overton also spoke about the creation of non-conformities and
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questioned the Town’s requirements related to lateral additions which he feels would unfairly restrict
property owners who initially built smaller homes and now want to expand. Mr. Overton suggested
allowing zoning regulations to dictate how lateral additions are managed.

Approval of Minutes

Chair Vaughan moved to approve the minutes of the February 18, 2020 meeting. Chair Vaughan then
called for a roll call vote and the Board voted unanimously to approve the minutes as submitted.

Action Items

Consideration of Numerous Text Amendments to the Unified Develobment Ordinance as it pertains to
the updated flood maps and update of the flood damage prevention Ordinance.

Planning Director Michael Zehner explained that as the Planning Board is aware, the preliminary flood
maps were released in June of 2016 and must be adopted no later than June 19, 2020. The current
flood maps were last update and became effective in 2006.

In addition to updating the maps, the Town must update its ordinance which is what before the
Board today. The updated ordinance references the new maps and makes the ordinance consisted
with the state model requirements.

Mr. Zehner reviewed the timeline and stated that the Town received the letter of Final Determination
concerning the updated FEMA Flood Insurance Rate Map (F.I. R. M) as of December 19, 2019, with
an effective date of June 19, 2020 so the Town is pursuing adoption of the maps through
amendments to the Town’s UDO.

Mr. Zehner stated that the Town had received the final comments from the State’s review which
Planner Holly White will review for the Board. These comments will need to be incorporated into the
Draft Ordinance. Mr. Zehner noted that as Mr. Overton referenced, the ordinance proposes a Local
Elevation Standard for the east and west sides of the NC12 and NC1243 which is an additional
requirement beyond anything established by the flood maps.

Mr. Zehner discussed the 10’ LES further and stated in areas west of NC12/1243 the reference level
would be measured at the bottom of the structure. For example in a property with an LES of 10’ the
finished floor would be at 11’, 12" higher than the lowest portion of that structure.

Principal Planner Holly White addressed the Board and explained that Staff has been reviewing and
discussing how to address the deficiencies in the map since they received the preliminary maps in
2016. For the last three years Staff has not only been discussing internally but through coordinated
efforts with other planners on the Outer Banks how to address the deficiencies through development
of a local elevation standard as well as outreach and educating the Town'’s citizens to encourage them
to keep their flood insurance even if they are coming out of a flood zone. Staff also received input
from local builders, surveyors, insurance and real estate agents.

Ms. White reviewed the major changes to the preliminary FIRMs which include: Fewer VE zone
properties and an increase in X zone properties town wide. The FIRM also reduces Base Flood
Elevations and includes the addition of a new AO zone.
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Ms. White noted that the Town is required to adopt model ordinance language. The proposed
ordinance was reviewed by the State and Ms. White presented those comments to the Board which
included adding language related to flood-proofing and amending some referenced dates.

Ms. White presented some images to the Board of partial maps of the Town which show a
comparison between what is currently effective (2006 FIRM) and what is being proposed (Preliminary
FIRM 2016). Ms. White noted that everything shown in White is now in an X-zone. Ms. White also
noted the reduction in some flood elevations from 8 to 10 that are now 4 and 5.

Ms. White then discussed the creation of the local elevation standard (LES) in more detail explaining
that the LES is a locally adopted elevation level used as the Regulatory Flood Protection Elevation
(RFPE) to mitigate flood hazards in Shaded X and X, AE, AO or VE flood zones as depicted on the
FIRMS for Nags Head. Currently the RFPE is measured as the Base Flood Elevation plus a one-foot
freeboard.

Ms. White reviewed the benefits of having an LES noting that it allows property owners to experience
a decrease in flood insurance premiums but allows the Town to regulate using an LES based on
known flooding risk. It also helps avoid future loss and risk to property owners for new constructions
and additions.

Ms. White then explained that for properties east of NC12/1243 the Town would have an LES of 12’
and for non-oceanfront areas (west of NC12/1243 and the causeway) 10’ would be required for all
new construction. The LES would always be higher that the mapped elevations.

Ms. White proceeded to review how the LES would affect properties in the Town and discussed how it
applies to lateral additions. Ms. White explained that for existing structures you would be able to
expand your existing footprint up to 25% at the same elevation, if you wanted to increase it more
than 25% the addition would have to meet the RFPE.

Ms. White reviewed some images showing current ground elevations in the Town.

Ms. White then presented a slide with an analysis showing that currently 19% of structures are FEMA
non-compliant. If the LES is adopted this percentage would increase by 3% to 22% proposed LES
non-compliance. Mr. Zehner noted that Staff did take reference level into account, so for the 22%
LES non-compliant, the data they used provided a first-floor elevation, so they added a foot (12") to
that data to determine the new number. Ms. White noted that of the 22% non-compliant properties,
78% of those would be within an X flood zone with an LES of 10". It is important to note that because
these properties would now be in an X zone, they would be allowed to build on grade if the Town did
not have an LES.

Ms. White then presented a slide showing an example of how a proposed lateral addition would be
handled under the LES. Using that example Ms. White showed why there might be unintended
consequences if they were to allow zoning regulations to dictate how lateral additions are managed.
Mr. Zehner noted that while they understand the OBHBA perspective, the concern is that the
proposed maps are not accurate in terms of reflecting the Town’s and property owner’s exposure to
flooding.

Ms. White reviewed the anticipated schedule of next steps necessary to meet the June 19, 2020
Effective Date.
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Mr. Zehner confirmed for Mr. Ferguson that as is currently stands, someone constructing a lateral
addition in an AE zone would have to bring it up to base flood elevation. Ms. White confirmed and
stated that there is one exemption and that is houses that were built pre-firm (1972). Anything built
after that date must meet the RFPE.

Ms. White confirmed for Mr. Ferguson that if someone built a vertical addition that is all above the
RFPE that would be allowed.

Mr. Zehner confirmed for Mr. Ferguson that staff fully supports the ordinance as presented.

There being no further discussion Gary Ferguson moved to recommend approval of the ordinance
with Staff's recommendations and with noted changes from the State NFIP Coordinator. David Elder
seconded the motion. Chair Vaughan called for a roll call vote and the motion carried unanimously.

Planning Board Members’Agenda

Mr. Elder requested that the Planning Board consider revisiting Accessory Dwelling Units (ADUS) in
combination with workforce housing issues. Mr. Zehner agreed to put it on a future agenda.

Planning Board Chairman’s Agenda
None
Adjournment

There being no further business to discuss, a motion to adjourn was made by Megan Lambert. The
time was 10:26 AM.

Respectfully submitted,

Lily Campos Nieberding




MEMORANDUM
Town of Nags Head
Planning & Development Department

To: Planning Board
From: Kelly Wyatt, Deputy Planning Director
Michael Zehner, Director of Planning and Development

Date: April 15, 2020

Subject: Consideration of a zoning ordinance text amendment pertaining to “Tutoring
Facility/Learning Center”.

BACKGROUND

Megan Dixon and Kim Cowen have submitted the attached text amendment request to the Unified
Development Ordinance, which, if adopted would permit “Tutoring Facility/Learning Center” as a
permitted use within the C-2, General Commercial Zoning District.

The applicants have provided a detailed explanation of the nature and reason for their request. They
would like to offer tutoring, both part- and full-time, to registered homeschooled children, ages 6 and
up. Ms. Cowen has spoken with both me and the Senior Building Inspector, Steve Szymanski, about
the proposed business use. In looking at the current UDO, similar uses include Child Care Facility
and School, however, by definition, the proposed use would not meet either of these use
classifications. Therefore, it was recommended to Ms. Cowen that a text amendment request to
consider establishing this new use would be necessary.

STAFF ANALYSIS AND RECOMMENDATION:
Planning staff finds the proposed use is consistent with the 2017 Comprehensive Land Use Plan and
the desire to encourage land uses that serve the needs of both year-round and seasonal residents in
support of the town’s overall vision for the community. Staff would recommend the use be listed under
the Service category in the Table of Uses and Activities and be defined as follows:
Tutoring Facility/Learning Center means a private, for profit or non-profit, use for the
instruction of students in subjects and materials commonly taught in primary and
secondary schools, for test-preparation, or the teaching of music and visual arts.

Staff recommends approval of the proposed use as presented, with the changes noted.
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(DRAFT)
AN ORDINANCE AMENDING THE CODE OF ORDINANCES
OF THE TOWN OF NAGS HEAD, NORTH CAROLINA PERTAINING TO PROPOSED NEW USE
“TUTORING FACILITY/LEARNING CENTER”

ARTICLE |. Purpose(s) and Authority.

WHEREAS, pursuant to N.C.G.S. § 160A-381, the Town of Nags Head (the “Town”) may enact and
amend ordinances regulating the zoning and development of land within its jurisdiction and
specifically the location and use of buildings, structures and land; pursuant to this authority and the
additional authority granted by N.C.G.S. Chap. 160A, Art. 19 et. seq, the Town has adopted
comprehensive zoning regulations and has codified the same within the Unified Development
Ordinance, Part Il of the Town Code, adopted pursuant to N.C.G.S. § 160A-363, which allows the
Town to combine certain land development ordinances into a unified ordinance; and

WHEREAS, a text amendment application has been requesting consideration be given to permitting
“tutoring facility/learning center” within the C-2, General Commercial Zoning District’ and

WHEREAS, the Town of Nags Head 2017 Comprehensive Plan includes policies supporting land
uses that serve the needs of both year-round and seasonal residents in support of the town’s overall
vision for the community and to support and foster small, local businesses that preserve and uphold
the vision and legacy of the town.

ARTICLE II. Construction.

For purposes of this ordinance amendment, underlined words (underline) shall be considered as
additions to existing Town Code language and strikethrough words (strikethrough) shall be
considered deletions to existing language. Any portions of the adopted Town Code which are not
repeated herein but are instead replaced by an ellipsis (“...”) shall remain as they currently exist within
the Town Code.

ARTICLE lll. Amendment of the Unified Development Ordinance.

PART I. That Section 6.6 Table of Uses and Activities be amended as follows:
Residential
Districts Commercial Districts
Use C-
Category/Class | Use Type R1 | R2 | R3|CR| 1* | C-2 |C3|C4
. Tutoring
Service Facility/Learning Center P

PART Il. That Section 10.16 Required Parking by Use be amended as follows:

Use Category/Class | Use Type Required Parking

o Tutoring One parking space for each 300 square feet of
Institutional — )
SE— Facilities/Learning Center | gross floor area.
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PART lll. That Appendix A Definitions, be amended as follows:
Section A.4 — Definitions

Tutoring Facility/Learning Center means a private, for profit or non-profit, use for the
instruction of students in subjects and materials commonly taught in primary and
secondary schools, for test-preparation, or the teaching of music and visual arts.

PART IV. All ordinances or parts of ordinances in conflict with this ordinance are hereby repealed.
This ordinance shall be in full force and effect from and after the _ day of 2020.

Benjamin Cahoon, Mayor
ATTEST:

Town Clerk

APPROVED AS TO FORM:

Town Attorney
Date adopted:

Motion to adopt by Commissioner

Motion seconded by Commissioner
Vote: AYES _—___ NAYS
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[l Zoning Ordinance - Section(s)
Attach amendment in ordinance form.
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STAFF REPORT
Town of Nags Head
Planning & Development Depariment

To: Beard-efCommissioners Planning Board
From: Michael Zehner, Director of Planning & Development

Kelly Wyatt, Deputy Director of Planning & Development
Date: December 23, 2019; updated April 17, 2020

Subject: Reconsideration of a revised Preliminary Plat for a Major Subdivision,
known as Coastal Villas, for an approximately 9.86 acre property, zoned R-2
- Medium Density Residential, owned by Nags Head Construction (applicant),
located on the west side of US 158, approximately 300 feet south of the
intersection of W. Soundside Road and US 158 (Parcel # 006749004; PIN#
989108886987); the revised Preliminary Plat proposes to create 17 lots,
along with an associated street and other required improvements.

**Updated content in bold underline, deleted material in strikethrough**

BACKGROUND

For consistency in the review and consideration of this Preliminary Plat, Staff has
provided an updated version the Staff Report that was last presented to the Board
of Commissioners for their meeting on January 8, 2020. In written comments
received prior to the January 8 meeting, and in public comments at the meeting,
the Commissioners heard from abutting residents in the South Ridge subdivision
concerned about the access to the proposed subdivision, which was to be
through existing neighborhood streets, and involved the improvement of an
existing paper street (Mariners Way) to connect the proposed subdivision street
to Sea Bass Court.

Following a presentation by Staff and discussion amongst the Board of
Commissioners, the Board passed a motion to table consideration of the
Preliminary Plat until the Board of Commissioners March 2020 meeting and to ask
that Staff facilitate a discussion between the developer and the Fourth Street
property owners to have one curb cut, one right-of-way off of US 158 as a better
solution for access. Prior to the March 4, 2020 Board of Commissioners meeting,
the applicant requested a continuance to the Board’s May 6, 2020 meeting, which
was granted.

Since the Board of Commissioners January meeting, as directed, Staff has
worked to facilitate discussions between the developer of the subject subdivision
and the owner of 6 lots abutting the paper street known as Fourth Street. Staff
held multiple separate conversations with the parties pursuant to the Board’s
direction, and held a meeting with the parties and their respective engineers to
discuss the proposed development and future plans for Fourth Street. While Staff
is unaware of any agreement between the parties, the proposed revised plan
relocates access to the subdivision to US 158/S. Croatan Highway (eliminating
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December 23, 2019 Staff Report; updated April 17, 2020
Preliminary Plat for a Major Subdivision - Coastal Villas

the street/vehicular connection to Sea Bass Court) and extends the proposed
street to allow for connectivity to the existing Fourth Street right-of-way; the
revision of the plan was determined to require reconsideration by the Planning
Board.

Staff is aware that representatives of the Fourth Street properties has contacted
NCDOT to discuss improvement of the street, and specifically any restrictions
that may be imposed on any intersection with US 158/S. Croatan Highway; Staff
has also made the owner of these properties aware of the likely process for
making improvements to this right-of-way.

It is important to note, that the development of the Fourth Street lots or
improvements to the Fourth Street right-of-way beyond the subject property are
not subject to review under this Preliminary Plat. No commitments have been
made with respect to the improvements of this portion of the right-of-way that
would affect the consideration of the subject Preliminary Plat.

OVERVIEW

The subject application is a Preliminary Plat for a Major Subdivision' of an
approximately 9.86-acre property located on the west side of US 158, approximately 300
feet south of the intersection of W. Soundside Road and US 158 (“the Proposed
Subdivision”). The Proposed Subdivision would create seventeen (17) lots, located along
a new street connecting directly to US 158/ S. Croatan Highway {(Coastal-Breeze

T A Subdivision is defined in the UDO as “all divisions of a tract or parcel of land into two or more lots,
building sites or other divisions for the purpose of sale or building development (whether immediate or
future) and shall include all divisions of land involving the dedication of a new street or a change in
existing streets,” with certain exemptions; a Major Subdivision is defined as “any subdivision not classified
as a minor subdivision [(i.e. not more than four lots fronting on an existing street)] including, but not
limited to, subdivisions of five or more lots, or any size subdivision requiring any new street or extension
of municipal facilities.”
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December 23, 2019 Staff Report; updated April 17, 2020
Preliminary Plat for a Major Subdivision - Coastal Villas

Aay; the new street,
|dent|f|ed as Fourth Street would termlnate at the southern property line,
allowing future connectively to an existing paper right-of-way identified as Fourth
Street. The proposed Preliminary Plat provides for a cul-de-sac to be developed
where the proposed new street terminates, with allowances for the cul-de-sac to
be removed if the existing Fourth Street right-of-way to the south is improved. No
waivers from the subdivision requirements are being sought. As noted, the property is
zoned R-2, Medium Density Residential; all proposed lots are conforming, meeting the
minimum required lot size of 20,000 square feet and demonstrating compliance with
required minimum yard depths (i.e. setbacks; Front: 30 feet, Side: 10 feet, Rear: 20% of
lot depth, not to exceed 30).

The Planning Board reviewed the original Preliminary Plat at their meeting on
December 17, 2019. The Board voted 5-0 to recommend approval of the Plat to the
Board of Commissioners, with conditions. The Board’s original recommendation is
detailed below under Planning Board Recommendation. As noted above, the revision
of the plan was determined to require reconsideration by the Planning Board.

PROCEDURAL REQUIREMENTS/CONSIDERATIONS

The procedural requirements applicable to subdivisions are provided in Article 4,
Development Review Process, Part IV, Subdivision Procedures, of the UDO;
requirements or considerations of note are as follows:

e Pursuant to Section 4.22, Initial Conference; Preliminary Sketch, the applicant
was first required to submit a preliminary sketch of the proposed subdivision and
confer with the UDO Administrator. These requirements were completed, with
authorization granted to the subdivider on October 3, 2019 to prepare a
preliminary plat to be submitted to the Planning Board (a copy of an email from
Michael Zehner to Cathleen Saunders, project engineer, is attached). Please
note, the preliminary sketch plan for the subdivision provided for a street
connection to US 158 with no connection through to Sea Bass Court' the

prehmmaw—pJat—submkssren the now rede5|qned plan is more con5|stent with

the preliminary sketch plan in this respect.

e The following subsections, or parts thereof, to Section 4.24, Review Procedure
for Major Subdivisions, 4.24.1, Preliminary Plat, are applicable to the Proposed
Subdivision:

o 4.24.1.2.,in part, “...the UDO Administrator who shall evaluate the plan to
determine whether or not it meets the requirements of this Ordinance.
The UDO Administrator will solicit and receive comments from other
persons or agencies before making final recommendations. If the
application is complete, the UDO Administrator will submit it to the
Planning Board...”

In general, it was determined by the UDO Administrator that the plan for
the Proposed Development meets the requirements of the UDO, to be
discussed further below under REGULATORY & DESIGN
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December 23, 2019 Staff Report; updated April 17, 2020
Preliminary Plat for a Major Subdivision - Coastal Villas

REQUIREMENTS/CONSIDERATIONS. Additionally, comments were
solicited and received from Town Staff on both the original and now
redesigned plans; the attached letter from Cathleen Saunders, P.E.,
Quible & Associates, P.C., dated December40-2049 April 14, 2020, is an
accurate representation of these Staff comments_pertaining to the
revised Plan, with responses from Ms. Saunders; staff has been
provided with this response and final submitted plans to determine
whether comments have been addressed, and a memo from David
Ryan, dated April 17, 2020 is attached.

4.24.1.3., in part, “The Planning Board shall forward its recommendation
to the Board of Commissioners within thirty (30) days after first
consideration by the Planning Board. If the Planning Board fails to act
within the 30-day period, the subdivision will be placed on the next
available Board of Commissioners agenda. The Board of Commissioners
shall consider the preliminary plat and approve, approve with conditions
acceptable to the applicant, or disapprove the plan.”

4.24.1.4., in part, “The Planning Board shall determine whether the
preliminary plat meets the policy, purposes, and standards established by
this Part and shall study its practicability, taking into consideration the
requirements of the community and the best use of the land being
subdivided. Particular attention shall be given to the arrangement, location
and width of streets, their relation to the topography of the land, water
supply, sewage disposal, drainage, lot sizes and arrangement, the future
development of adjoining lands, construction plans, erosion control plans,
and the requirements of the master plan and the official map, if such exist,
the zoning requirements and this UDO. The Planning Board shall submit
its findings and recommendations to the Board of Commissioners at their
next regularly scheduled meeting. The Board of Commissioners may
approve, reject or grant conditional approval of the preliminary plat. The
Planning Board or the Board of Commissioners, in its discretion, if it
deems that health and sanitary conditions in the area, the subdivision
plans and planned population density warrant, may require percolation
tests of the soil by the subdivider and the installation of appropriate
sanitary and waste disposal facilities as a condition of approval.”

4.24.1.5., Conditional Approval, “When recommending conditional
approval of a preliminary plat, the Planning Board shall state in writing the
conditions of such approval, if any, with respect to:

4.24.1.5.1. The specific changes which it will require in the
preliminary plat;

4.24.1.5.2. The character and extent of these required changes; and

4.24.1.5.3. The amount of all bonds which will be required as a
prerequisite to the approval of the preliminary plat.
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December 23, 2019 Staff Report; updated April 17, 2020
Preliminary Plat for a Major Subdivision - Coastal Villas

Conditional approval of a preliminary plat shall not constitute approval of
the final subdivision plat, but rather it shall be deemed an expression of
approval of the design submitted on the preliminary plat as a guide to the
preparation of the final plat, which will be submitted for approval by the
UDO Administrator, and for recording upon fulfillment of the requirements
of this Part and the conditions of the conditional approval, if any. The
Planning Board or the Board of Commissioners may require additional
changes as a result of further study of the subdivision plans or as a result
of new information obtained subsequent to the time of conditional
approval. The fulfilment of these conditions and the incorporation of these
conditions into the preliminary plat shall be determined by the UDO
Administrator in accordance with the instructions of the Board of
Commissioners. At such time, the Board of Commissioners' approval
shall become final, as to the preliminary plat, and the UDO Administrator
shall so signify on the plat.”

REGULATORY & DESIGN REQUIREMENTS/CONSIDERATIONS

The regulatory and design requirements applicable to subdivisions are provided in
Article 10, Performance Standards, Part V., Subdivision Regulations, Division II.,
Approval and Platting Requirements, and Division lll., Improvements, of the UDO;
requirements or considerations of note are as follows:

Section 10.51.4., Covenants and Deed Restrictions, requires the submission of
“proposed covenants, deed restrictions and a hold harmless agreement, in
duplicate, which are intended to cover all or part of the tract...For any proposed
subdivision amenities including, but not limited to, tennis courts, swimming pools,
streets, and vehicular and pedestrian accessways for the benefit of the property
owners, the developer shall establish a property owners association having the
responsibility and authority for the upkeep, maintenance, repair, and
reconstruction of such amenities and the authority to assess and collect dues
and fees from the property owners within the subdivision for this purpose.” The
applicant has submitted a draft Declaration of Restrictive Covenants for review,
with a final version required to be approved in conjunction with approval of the
Final Plat.

Section 10.62, Required Improvements Enumerated, indicates the improvements
required to be provided by the subdivider, as follows:

Street rights-of-way and paved streets;

Water lines, mains, fire hydrants and services;

Electric and telephone lines and conduit;

Streetlights and supports and related electric wires and conduit;
Easements of right-of-way for utilities, where such are not within the street
right-of-way;

O O O O O

Section 10.63, Dedications, indicates the improvements and easements required
to be offered to the Town or utility authorities for dedication:
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o Streets and street rights-of-way;

Water lines, mains, fire hydrants and services;

o Easements of right-of-way for construction, operation and maintenance of
utilities and cable television lines;

o Streetlights and supports and related electric wiring and conduit;

(@]

e Section 10.66, Streets, establishes the standards for required streets, and
specifically local access streets, as the proposed street is classified. Design
standards for streets are contained in Chapter 36, Streets, Sidewalks and Other
Public Places, of the Town Code.

e Section 10.68, Lots, reiterates zoning requirements for frontage and lot area, but
also provides that for “lots fronting on a cul-de-sac or street curve, the frontage
may be reduced to not less than thlrty (30) feet upon approval of the Planning
Board " Thi

Sabdwmnas—preseMed The redesmned Prellmlnarv Plat does not

necessitate the reduction of required lot frontage.

e Section 10.72, Stormwater Runoff, Storm Drains, and Sewer Lines and Mains,
indicates that “stormwater runoff from lots shall be managed in accordance with
Article 11 of this UDO pertaining to Stormwater Management (Part 1) and Soil
Erosion and Sedimentation Control (Part I).” However, development of the
Proposed Subdivision will trigger and require North Carolina Department of
Environmental Quality stormwater permitting.

POLICY CONSIDERATIONS

Policy specific to subdivisions is established in Article 10, Performance Standards, Part
V., Subdivision Regulations, Division I., In General, Section 10.41, Jurisdiction; Policy,
Section 10.41.2., of the UDO, as follows:

10.41.2. |t is declared to be the policy of the Board of Commissioners and the
Planning Board of the Town to consider land subdivision plats as part of a plan for
the orderly, efficient and economical development of the Town. This means, among
other things, that land to be subdivided shall be of such character that it can be used
safely for building purposes without danger to health, or peril from fire, flood erosion
or other menace; that proper provisions shall be made for drainage, water supply,
sewerage and other needed improvements; that all proposed lots shall be so laid out
and of such size as to be in harmony with the development pattern of the
neighboring properties; that the proposed streets shall compose a convenient
system conforming to the official map, if such exists and shall be properly related to
the proposals shown on the master plan, if such exists and shall be of such width,
grade and location as to accommodate the prospective traffic, to facilitate fire
protection and to provide access of firefighting equipment to buildings, and to
conform with existing or planned streets and with other public facilities; that a
dedication of streets and rights-of-way or easements for pedestrian and utility
purposes shall be made; that proper provisions shall be made for the distribution of
population and traffic which shall avoid congestion and overcrowding and which
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shall create conditions essential to public health, safety and general welfare; and
that proper provisions shall be made for open spaces for parks, playgrounds and
public beaches.

With regard to the area of the Proposed Subdivision and applicable policies of the
Comprehensive Plan, this is considered to be within the Neighborhoods Character Area,
described as “areas of primarily low-density single-family development that have limited
to no commercial influence,” and further, “The majority of the development in these
areas is single-family residential. Lot sizes range from 6,000 square feet to greater than
25,000 square feet. Most newer subdivisions (post 1982) include lots that are 15,000
square feet or greater. It is the town’s desire to keep these areas intact and protect
them from incompatible land uses.”

Additionally, given the location of the Proposed Subdivision and the extension of the
multi-use path along US 158, policies and recommendations contained in the Town’s
Pedestrian Plan are applicable; consistent with those policies and recommendations,
the applicant has proposed to provide an extension of the multi-use path through the
Proposed Subdivision, to connect to the to-be-constructed path along US 158.

PLANNING BOARD RECOMMENDATION

At their meeting on December 17, 2019, the Planning Board voted 5-0 to recommend
approval of the original Preliminary Plat to the Board of Commissions, with conditions,
as follows; in their recommendation, the Planning Board acknowledged that the
Preliminary Plat satisfied the determinations contained in Section 4.24.1.4. of the UDO
concerning applicable policies, purposes, and standards:

1. Prior to the commencement of land disturbance activities and/or construction of
improvements, the applicant/developer shall submit construction drawings/plans
for all improvements within the subdivision for approval by the UDO
Administrator, who may seek input and comments from Town Staff in the review
and approval of the construction drawings. In addition to providing details for all
improvements, these drawings/plans shall also provide, and not be limited to,
information on erosion and sedimentation control, culvert designs, and take into
account any intended or required phasing/sequence of construction for the
subdivision.

2. The clearing and grading of any lot or portions thereof shall be prohibited prior to
the issuance of a building permit for any such lot, except as determined by the
UDO Administrator to be necessary for the installation of stormwater measures.
The developer/applicant is encouraged to address any necessary phasing and
limits of disturbance on submitted construction drawings/plans.

3. Prior to or in conjunction with approval of the Final Plat for the subdivision,
drainage easements, to be the responsibility of the applicant/developer and/or
their successors (i.e. Property Owners Association), shall be properly conveyed
by recordation with the Dare County Register of Deeds; such easements shall be
reviewed and approved by the UDO Administrator prior to recordation, and the
UDO Administrator may refer the easements to the Town Attorney for review and
comment.
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STAFF RECOMMENDATION

Staff is of the opinion that the submitted and now revised Preliminary Plat complies
with all applicable requirements and that the applicant has addressed all issued
comments. Additionally, Staff is of the opinion that the Proposed Subdivision is
consistent with applicable policy considerations. Therefore, Staff recommends approval
of the Preliminary Plat, with conditions. Staff supports those conditions_previously
recommended by the Planning Board_as the continue to be applicable to the revised
Preliminary Plat; however, it is important to note that following the Planning Board’s
December 2019 meeting the applicant requested consideration of a change to condition
#2, as follows:

2. The clearing and grading of any lot or portions thereof shall be prohibited prior to
the issuance of a building permit for any such lot, except as determined by the
UDO Administrator (a) to be necessary for the installation of stormwater
measures or (b) to accommodate the stockpiling of soil from lots within the
subdivision which are subject to an issued building permit. The
developer/applicant is encouraged to address any necessary phasing and limits
of disturbance on submitted construction drawings/plans.

Staff does not object to the requested change and believes it provides a reasonable
accommodation while limiting the amount of clearing on lots not subject to immediate
development. It is also important to note that pursuant to Section 4.24.1.3. of the UDO,
action to approve with conditions is qualified that “conditions [be] acceptable to the
applicant.”

For additional consideration, Staff was contacted by a property owner along Sea
Bass Court requesting that consideration be given to landscape screening of the
proposed multi-use path extension through the Mariners Way paper right-of-way,
if not also locating the path more central within the right-of-way. Staff believes
this is reasonable, and would request consideration to this change, with details
for this section of path and any landscaping to be provided in the required
construction drawings.

Attachments:

1. Draft Preliminary Plat, Sheets 1 thru 3, with an Issue Date of March 27, 2020,
prepared by Quible & Associates, P.C.;

2. Memo from David Ryan, P.E., Town Engineer, dated April 17, 2020, provided
plan review comments; and

3. Preliminary Plat Application Package under cover letter from Cathleen Saunders,
P.E., dated April 14, 2020
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Date: April 17, 2020
To: Kelly Wyatt, Deputy Planning Director
From: David Ryan, P.E.

RE: Southridge Subdivision- Section VI — Coastal Villas-Town Engineer Plan Review Comments

Internal Traffic Circulation Review

1. Vehicle pathing exhibits have been provided which depict the routing of emergency and
sanitation vehicles. The internal traffic circulation approval is contingent on the Public
Works/Fire Department approval for sanitation and emergency vehicle access.

2. The side street intersection for connectivity to S. Croatan Hwy. is designed in accordance with
Sec. 36-4, Design Standards-Side Street Intersection.

3. An NCDOT right-of-way encroachment shall be obtained for the proposed improvements in
the S. Croatan Hwy. right-of-way and review of access to/from S. Croatan Hwy.. This shall be
required prior to any land-disturbing activities taking place.

Stormwater Management Review

1. Engineered calculations for a pre/post-development stormwater runoff analysis for a 10-yr
design storm event have been submitted by the applicant’s engineer. This comparative analysis
computes pre-development and post-development off-site discharges to evaluate sufficiency
of downstream carrying capacity. The submitted information has demonstrated a reduction in
off-site runoff volume being discharged into the downstream drainage system. The reduction
is a result of on-site volume provided by stormwater management improvements.

2. An NCDEQ high-density stormwater management permit shall be acquired for this application
and submitted to the Town upon issuance.

3. An NCDEQ Certificate of Coverage for Stormwater Discharges shall be obtained prior to any
land-disturbing activities being conducted.

4. The submitted subdivision plat has been determined to be designed in accordance with Article
11. Environmental Regulations of the Unified Development Ordinance.
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April 14, 2020

Mr. Michael Zehner
Town of Nags Head
P.O. Box 99

Nags Head, NC 27959

Re:  Preliminary Plat Application package
Coastal Villas (formerly Southridge, Phase VI Subdivision)
Town of Nags Head, Dare County, NC

Mr. Zehner,

On behalf of Nags Head Construction and Development, Inc., Quible & Associates, P.C. hereby
submits a revised Preliminary Plat Application for the subject referenced project located on
Croatan Highway in Nags Head, Dare County. Per our TRC Meeting with the Town of Nags
Head on 04/7/2020, Quible and Associates, P.C. has revised the preliminary plat to address
comments raised.

Please find enclosed the following items for the above referenced project:
. Two (2) copies of the Revised Narrative;

Two (2) copy of the Fire Routing Exhibit;

Two (2) copies of the Refuse Routing Exhibit;

Two (2) copies of the Revised Preliminary Plat;

Two (2) copies of the DRAFT Covenants

One (1) digital copy of the complete package.

Please acknowledge the following comment summary and response provided in reference to
the comments received. We have provided our response in red for ease of review:

Planning & Zoning comments (Kelly/Michael):

e The lot number, street names, and surveyor’s cert. appear on the three sheets as dots —
this could be a rendering issue. Acknowledged. The pdf has been ‘“flattened” to help with
the rendering issue.

¢ Recommends seed money be included to the HOA for maintenance to alleviate board
concerns about O&M of basins; Per the draft covenants, annual assessments from HOA
members are required by Section 5.01.1. Section 5.02 and article VI cover maintenance
for the stormwater management facilities as required by NCDEQ. Section 3.02.1
specifies that the developer will have responsibility until 95% of the subdivision is under
separate ownership, therefor, the developer will hold operation and maintenance
responsibilities until the last lot is sold. This will allow for the HOA to build up funds prior
to taking over responsibility. Per the covenants, The developer must fund any difference
in the budget and any assessments levied (See 5.04). Section 5.02 allows assessments
for maintenance of the Stormwater facilities on the Association.



Coastal Villas Subdivision (formerly Southridge Phase VI) —
Preliminary Plat

Spell out that open space will convey to the HOA within the covenants; The DRAFT
covenants have been revised. See section 4.01 for conveyance

Include dimensions for temp cul-de-sac on applicable plan sheet. Acknowledged. These
are shown on Sheet 2.

Please consider if a street name other than Fourth Street is preferred; the name of the
paper street may not preclude the use of a different street name. Acknowledged. The
Street is indicated as 4™ Street.

For streetlights, consider suggestions of Section 10.71.1. of the UDO for separation.
Lights have been shifted to meet the minimum of 300’ as shown on Sheet 2.

Zoning noted that it is the responsibility of the developer to coordinate electric, cable,
and other utilities; Acknowledged.

The conditions of approval will be expanded to include the temporary easement/turn
around requirement; Acknowledged

Staff may consider bonding the extended roadway and turn around on the 4th street
right-of-way in lieu of the cul-de-sac based on the 4" Street development timing. The
developer has decided to pave the cul-de-sac as we are not aware of the 4" Street
property development timeline.

Provide temporary access easement language (who is responsible for maintenance,
time of transfer, when it is removed, who removes, etc.) Acknowledged. See Note 19 on
Sheet 1 of 3.

Town Engineer (David Ryan):

Narrative- an existing network of pipes and ditches connects S. Virginia Dare Trail with
the Soundside Rd. sound outfall. A portion of this system borders the northern portion of
the subject property, for conveyance to a closed pipe system on the western extents of
the Nags Head Church property prior to connection into the Soundside Rd. drainage
system. The outfall from the subject property will discharge into the existing open
drainage ditch portion which is encompassed within an existing Town drainage
easement. Town has provided additional information on the outfall to assist with
describing this outfall; Acknowledged and received.

As currently designed, there is limited interconnectivity between drainage areas. It is
recommended that connections between drainage areas be considered for equalization
and to manage rainfall runoff in exceedance of the design storm event. 12” HDPE HP
STORM pipe is now proposed to interconnect the basins on either side of the roadway
and is shown on Sheet 3 of 3. ‘

Sheet 3 of 3- the point of discharge from the subject property drainage improvements
into this existing system should be field verified for correctness of existing ground
contours; Acknowledged. The break line within the ditch has been updated.

Sheet 3 of 3- building pad elevations have been confirmed as being elevation 9.0’.
Finished street grades should be equal to or lower than building pad elevations.
Acknowledged. The ground elevation at buildings is anticipated to be a minimum of 9.0’
elevation. The elevation may go up to 9.5’ (or higher) elevation in order to balance
material at the site.

Request a typical detail of an overlot grading plan which depicts finished contours,
property line swales and general stormwater flow direction; An example grading detail it
provided on Sheet 3 of 3. It should be noted grades provided would change for each
individual lot.

Sheet 3 of 3- grading and refinement of the multi-use path comply with ADA guidelines.
Acknowledged. The new concrete shown on Sheet 2 of 3 is the extent necessary to
maintain ADA compliant grades.



Coastal Villas Subdivision (formerly Southridge Phase VI) —
Preliminary Plat

Protect live oaks within the proposed infiltration basin 2 if feasible; Acknowledged. These
live oaks are shown to be protected; however, it will depend on how deep the root
system is if the trees can remain in this location due to required infiltration basin
excavation.
Provide a revised sequence of construction; The developer proposes the following with
respect to the sequence of construction:

a. Clear and grade roadway, associated roadway swales and infiltration basins;

b. Clear and grade all associated lot line swales;

c. Clear and grade 3-4 lots at a time allowing for soil stockpiling and/or

balancing of lots throughout as clearing takes place.

A more detailed sequence of construction will be prepared and placed on the
construction plans. It is understood that Town review and approval of the Subdivision
construction plans will be a condition of approval.
Recommend adding a brief description in the narrative about a vehicular traffic
generation from the proposed subdivision and conformance with TNH and/or NCDOT
guidelines. Traffic generation is discussed on Page 2 of the Revised Site Narrative.
Recommends using geoweb or some other option to contain gravel; Based on
discussions, the temporary turnaround has been shown as paved asphalt.
NCDOT may require a cross street culvert as part of the right-of-way encroachment
review. A culvert would maintain a flow path to the existing open drainage ditch during
high flow periods. Acknowledged.
Consideration of maintenance and responsibilities of the proposed temporary gravel cul-
de-sac. Draft easement language may be necessary, and the easement should address
any necessary conveyance to the HOA, and under what conditions the easement is
dissolved. Acknowledged. Language is shown on Sheet 1 of 3 (Note 19).
Sheet 1 of 3- suggest graphically depicting infiltration drainage easements on plat plan
view. At this time easements have been added back to the plan, but minimum building
setback lines are still shown within the typical only as to alleviate clutter on the plan.

Public Works (Ralph Barile):

Provide a 6"x6” tee and stub out at the intersection with Mariner’'s Way. The Town will
install this extension (Previous comment). Acknowledged. A 6”°x6” tee, valves, and an
associated stub is proposed.

15’ (or wider) access and utility easement for waterline connection back to Seabass
Court; Acknowledged. A 20’ access and utility easement have been provided.

Would prefer the turnaround be paved; Acknowledged. The temporary turnaround has
been shown paved.

Please review the enclosed revised documentation and place us on the April 21, Planning
Board agenda, if appropriate. Please do not hesitate to contact me at 252.491.8147 if you have
any questions, comments or requests for additional information. '

Sincerely;
Quible & Associates, P.C.

Y

Cathleen M. Saunders, P.E.
Project Manager

encl:
cc:

As stated
Alfred Norman, Nags Head Construction, LLC
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Site Plan Narrative
Coastal Villas (formerly Southridge Phase VI)
Revised April 14, 2020

Overview

Nags Head Construction and Development, Inc. (Owner) is proposing to subdivide an existing
parcel located on S. Croatan Highway (PIN 9891-0888-6987). The proposed subdivision parent
parcel is approximately 9.86 acres. The location is approximately 300 feet south of the
intersection of W. Soundside Road and US 158. The existing land is vacant and consists of
vegetation throughout. There is an existing drainage ditch that currently runs along the northern
boundary and runoff from this site is believed to make its way offsite through this existing
drainage ditch or through infiltration in low lying areas.

The developer is proposing a 17-lot subdivision with associated improvements such as streets,
sidewalks, stormwater management control measures, domestic water supply, and other
associated utilities. The runoff from impervious surfaces in this subdivision will be conveyed via
overland flow and lot line swales to proposed infiltration basins.

The following narrative sections will detail the parameters of the proposed Subdivision and its
compliance with Town requirements.

Existing Site

As stated above, the subject parcel is vacant and consists of vegetated open space. There is
an existing drainage ditch that runs along the northern property line. Runoff from the existing
site currently infiltrates within existing low spots or discharges offsite onto adjacent properties.
The site appears to fall within the SoundsideW Drainage Basin as defined within the Town of
Nags Head Comprehensive Plan. The parcel currently has no existing impervious surfaces or
improvements.

Within the Town of Nags Head Comprehensive Plan, the parcel is zoned as R2 and does not
appear to fall within a Historic Character Area or scenic area. Within the Future Land Use Map
the subject parcel is within a residential designation, which is consistent with the proposed
subdivision.

Proposed Development

Access

The proposed subdivision will access Croatan Highway approximately 600’ from the existing
Soundside Road intersection. This connection will meet Town requirements of a 90-degree
connection at 34’ wide, with a transition down to 24’ wide roadway capable of withstanding
75,000 Ibs, which allows for fire access to the site. A temporary heavy-duty gravel cul-de-sac
with associated temporary access easements will be recorded with a 40’ radius for fire
department and emergency vehicle turn around.

The roadway is designed as a local access street and does not collect traffic from more than
100 dwelling units as required by The Town of Nags Head Municipal Code. The proposed
development is anticipated to have an average access of 10 trips per day per unit at a total of
170 average daily trips (ITE Trip Generation Manual, 10" Edition). NCDOT does not require a
traffic impact analysis to be performed when a development has a trip generation of less than
3,000 ADT. This development is well below this requirement.



Site Plan Narrative
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A Town sidewalk plan is proposed along Croatan Highway between Deering and Soundside
Road based on the Town of Nags Head Comprehensive Plan. This sidewalk and associated
waterline have recently been installed and is shown on the provided preliminary plat based on
construction drawing information provided by the Town. Pedestrian access is proposed through
the subdivision to connect residents with this multiuse path.

Stormwater Management Plan

Stormwater to serve the proposed subdivision will include infiltration basins. The proposed
stormwater management facilities have been designed to provide the following storage:

Infiltration TONH Required Provided
Basin Storage Storage
Basin 1 5,304 cf 7,538 cf
Basin 2 5,408 cf 7,176 cf
Basin 3 4,515 cf 5,092 cf
Basin 4 8,275 cf 16,007 cf

Required storage has been calculated based on 33% coverage throughout all proposed lots at a
rate of 15 cf per 100 sf of built upon area.

Infiltration Bottom Top Elevation Side
Basin Elevation Slopes
Basin 1 5.0’ 6.5' 4:1
Basin 2 5.0’ 6.5' 4:1
Basin 3 5.0’ 6.5' 4:1
Basin 4 4.5' 6.5' 4:1

Soils

The USDA NRCS Soil Survey lists the soil in the vicinity of the stormwater infiltration basin as

described below.

e DtA — Duckston fine sand

This soil typically has 0 to 2 percent slopes. Duckston fine sand typically has a very high
runoff rate and is typically well drained. This soil is categorized in Hydrologic Soil Group:

A/D

e DuE — Dune Land

This soil typically has 2 to 40 percent slopes. Dune Land is typically made up of fine

sand and sand.

e DwE — Dune Land Newhan Complex

This soil typically has 2 to 40 percent slopes. Dune Land-Newhan complex typically has
a very low runoff rate and is typically excessively drained. This soil is categorized in

Hydrologic Soil Group: A
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e NhC — Newhan-Corolla complex
This soil typically has 0 to 10 percent slopes. Newhan-Corolla complex typically has a
very low runoff rate and is typically excessively drained. This soil is categorized in
Hydrologic Soil Group: A

e NuC—Newhan-Urban land complex
This soil typically has 0 to 10 percent slope. Newhan-Urban land complex typically has a
very low runoff class and is excessively drained. This soil is categorized in Hydrologic
Soil Group: A.

Soils infiltration testing has been performed at the site which confirms the anticipated soils
based on the NRCS Websoil survey data. An infiltration rate of 6.58 in/hr was calculated and a
seasonal high-water table of 3.28’-3.81" was observed depending on the boring location within
the site. See attached soil memorandum in Appendix A for additional information. These
stormwater management facilities will provide an adequate system to meet State and local
requirements for stormwater storage. A high-density stormwater permit is required by NC DEQ
along with deed restrictions for each individual lot. Stormwater calculations have been included
within Appendix C.

Downstream Analysis

The pre to post development 10-yr storm has been analyzed to determine adequacy of the
downstream channel that will be used as an overflow for the site. The pre-development runoff
rate during the 10-yr storm within drainage area #4 is approximately 2.42 cfs. The post-
development runoff rate within drainage area #4 (prior to routing or infiltration) is approximately
10.81 cfs. Routing the post-development runoff through the proposed infiltration basin will
provide for a discharge of 0.06 cfs of stormwater offsite. This runoff of stormwater is less than
the pre-development amount. See stormwater calculations for Hydroflow Hydrographs SCS
calculations.

Utilities

The Town has an existing 6” water line that runs along the southern property line and connects
into Sea Bass Court via easements. In addition, the Town has recently installed a 12” waterline
along Croatan Highway. The proposed waterline extension will tap into the existing 6” waterline,
run down the center of the proposed right-of-way, and loop to connect into the 12” waterline at
Croatan Highway with a tapping sleeve and valve. A permit to construct from NC DEQ Public
Water Supply is required prior to construction. A willingness to serve from the Town of Nags
Head Public Works Department has been requested.

The proposed wastewater effluent from the proposed single-family homes will be treated onsite.
Preliminary onsite evaluations have been conducted to determine suitability and the health
department’s LTAR rating. An LTAR rating for a conventional system is anticipated at 1.2
gpd/sf, however, the health department will re-evaluate this rating per site once the subdivision
project area has been regraded due to the varying topography throughout. See supporting
documentation within Appendix B. Onsite wastewater setbacks will be required on each
individual single-family home and will need to be handled with individual site plans. The
monitoring well on Lot 17 has been abandoned and documentation provided within Appendix
B. Lots 15 and 16 will be able to maintain a 100’ minimum setback from the anticipated well
placement. A preliminary sketch plan of well placement has been obtained and available within
Appendix B for reference.
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Proposed Zoning Conditions/Dimensional Standards

Proposed lot dimensions are designed to meet Development Standards within Section 8.2 of the
Town of Nags Head UDO effective October 7", 2019 (DRAFT 12/18/17). Lots are designed to

R-2 Medium Density residential standards:

Minimum Minimum Lot Minimum Minimum Minimum Lot
Lot Area Width Front Yard Side Yard Rear Yard Coverage
Depth Depth Depth
Single Family | 20,000 sf 70’ 30’ 10’ 30’ 33%

Landscape buffers are not anticipated as the proposed development design is for Single Family
and not large residential. The provided HOA covenants will require the square footage to remain
below 5,000 square feet per the Town’s large residential definition (UDO Section 7.4.4.1).




Appendix A — On-site Soils Evaluation and NRCS Web Soil Survey Data
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MEMORANDUM

To: Cathleen Saunders, P.E.

From: Brian D. Rubino, P.G. %\@w\

Date: July 24,2019

Re: P18085 Soils Evaluation and Testing
Dare County PIN: 9891-0888-6987

Cathleen,

On July 22, 2019, we visited the approximately 9.86 acre Site of the proposed residential subdivision
in Nags Head, NC (Dare County PIN: 9891-0888-6987). We performed soil borings in several
locations around the Site for the purpose of a soils and hydrologic analysis for a future stormwater
collection system design (SB-1 through SB-4). The property is undeveloped and consists of
undulating topographic conditions, dominantly covered with native vegetation and bare sand areas.
Refer to the attached boring logs. Each of the boring locations includes sand substrata that is devoid
of any restrictive horizons to the bottom of the borings. The depth to the season high water table

(SHWT) and associated actual water table (on 7/22/2019) was observed to be closely related to
elevation in this area.

A summary of boring data collected or observed is as follows:

Soil Boring Ground Groundwater Approx. Mapped USDA Soil Type
Elevation (ft) | Elevation (ft) | Elevation of
SHWT (ft)
SB-1 5.61 3.11 3.28 Newhan-Corolla complex (NhC)
SB-2 4.65 3.40 3.65 “Newhan-Corolla complex (NhC)
SB-3 7.98 3.43 3.81 Newhan-Corolla complex (NhC)
SB-4 6.16 3.16 3.49 Newhan-Corolla complex (NhC)

At the location of SB-1 and SB-3, we installed piezometers and conducted falling head slug tests to
determine the approximate saturated hydraulic conductivity of the proposed infiltration areas. An
Onset HOBO transducer was inserted down into the bottom of the piezometer and a volume of water
(approximately 1.5 gallons) was added through the top of the piezometer. Return rates of the water
were measured in preset intervals (1 second). A second transducer was used to measure
atmospheric pressure which allows the raw data to be converted to feet of water above the
transducer during the test. The Onset pressure transducer data was used in the AQTESOLV
Software Program to solve for Hydraulic Conductivity (K) using the Bouwer-Rice Solution for
unconfined aquifers. Based on the input data and using the Bouwer-Rice Method for unconfined



aquifers, the saturated K value of the infiltration zone for SB-1 was 0.009148 ft/min (6.58
in/hr) and SB-3 was 0.009155 ft/min (6.59 in/hr). Slug test tare sheets are attached.

Based on our findings, the areas evaluated would provide adequate infiltration above the SHWT to
support a stormwater collection and treatment system for the proposed development.
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SOIL BORING LOG Phone: (252) 451-8147
Fax: (252) 491-8146
Web: www.quible.com

1. PURPOSE OF BORING STORMWATER BORINGS  @190%S
2. BORING NUMBER/LOCATION__$R-2
3. OWNER/ADDRESS Nee ¢ Vead (oniraction ond Oe V&\o\om-ud' Anc
4. DATE BORED ’3\‘21\"213\6\
5. TOTALDEPTH__4 0" ;
6. STATIC WATER LEVEL _1.25" bec [ 10 'Nwvo 3%8)
7. TOPOGRAPHIC LAND SETTING UnA»\\Eﬁ\ni veaotel e f du~e ovee
8. LATITUDE/LONGITUDE
9. COMMENTS
(\oie Yo US ISF R-0O-W — recewes ¢ome (unntf
DEPTH FORMATION DESCRIPTION
0-\2"  fine qc snay \oNR S\2
\2-21"  fine or cndy \OIRS|2
Suwv \2" \OSJ‘ [2,_&(',\/,«/0%3)
\ -— ¥ [}
LOCATION SKETCH WT 15" bas (30 yavods)
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matrig = 1oNR W]
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STRATIGRAPHY
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EAVIRONNENTAL SOENGES * SURVEVING
SOIL BORING LOG Phone (252) 418147
Fax: (252) 491-8146
Web: www.quible.com

1. PURPOSE OF BORING STORMWATER BORINGS ¥ ({3 0FS

2. BORING NUMBER/LOCATION _S&. - 3

3. OWNER/ADDRESS Nacs Weud Condrnction and Developmait \nec,
4. DATE BORED _3(22\Z0q

5. TOTALDEPTH___ 40"

6. STATIC WATER LEVEL _1.65S ' bas (343 'yAVD $6)

7. TOPOGRAPHIC LAND SETTING _Undn\ating veceteted dune oreen

8. LATITUDE/LONGITUDE

9. COMMENTS Wl -side o€ parcel near Ploperty, £iN

DEPTH FORMATION DESCRIPTION

‘l
0206 oM (Y
Line - 5c. cnd.

2648 _loNvp |z
£ine 5L s ok

LOCATION SKETCH SawT 41" bsc (2.8 wavos))
UB-60" _fwne —ar c~k; \OHR (0\‘2

WT 4.5 be ¢ (342" wavw 3P

(c0-30" ‘F\/\L——sr‘ Sk | \OoNMR L\(‘Z.__

STRATIGRAPHY
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ENVIROMENTAL SCIENGES * SURVEVING

YING
SOIL BORING LOG Phone; (252) 4918147
Fax: (252) 491-8146
Web: www.quible.com

1. PURPOSE OF BORING STORMWATER BORINGS VY \$0%S$
2. BORING NUMBER/LOCATION__S & -+
3. OWNER/ADDRESS Nahj Heed Cpnstcaction ond Oewve (o.o.m-l/r\" \ng
4. DATE BORED _ 2 (277019
5. TOTAL DEPTH__ 22" \oo\s
6. STATIC WATERLEVEL 2 .63 ' bes / 2 (" NAVD «x\
7. TOPOGRAPHIC LAND SETTING_MM%MA_M
8. LATITUDE/LONGITUDE
9. COMMENTS
(erdral porton o parce {
DEPTH FORMATION DESCRIPTION
O-341 Yen e —med 3r sn .
[ o\ QS{ Y
S Wt T2 -4 " ‘O\e)J
3"\’—4‘2 J:w\i‘ ynecA 3(‘ cn
LOCATION SKETCH \oN & SlZ

\WES 2.0 bgg LY,\b‘NNoix:

STRATIGRAPHY
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WELL TEST ANALYSIS
Data Set: Q:\2018\P18085\Documents\Stormwaten\SB-1.aqt
Date: 07/24/19 Time: 13:36:45
PROJECT INFORMATION

Project: P18085
Location: Nags Head
Test Well: SB-1
Test Date: 7/22/19

AQUIFER DATA

Saturated Thickness: 60. ft Anisotropy Ratio (Kz/Kr): 1.
WELL DATA (New Well)
Initial Displacement: 1.39 ft Static Water Column Height: 0.895 ft
Total Well Penetration Depth: 4. ft Screen Length: 4. ft
Casing Radius: 0.167 ft Well Radius: 0.333 ft
Gravel Pack Porosity: 0.
SOLUTION
Aquifer Model: Unconfined Solution Method: Bouwer-Rice

'K =0.009148 fmin .5 "m\kr. YO = 2.624 ft




AQTESOLYV for Windows

Data Set: Q:\2018\P18085\Documents\Stormwaten\SB-1.aqt

Date: 07/24/19
Time: 13:37:01

PROJECT INFORMATION

Company: Quible & Associates, P.C.
Client: Parcel A Sec VI Southridge
Project: P18085

Location: Nags Head

Test Date: 7/22/19

Test Well: SB-1

AQUIFER DATA
Saturated Thickness: 60. ft
Anisotropy Ratio (Kz/Kr): 1.

SLUG TEST WELL DATA
Test Well: New Well

X Location: 0. ft
Y Location: 0. ft

Initial Displacement: 1.39 ft

Static Water Column Height: 0.895 ft
Casing Radius: 0.167 ft

Well Hadius: 0.333 ft

Well Skin Radius: 0.333 ft

Screen Length: 4. ft

Total Well Penetration Depth: 4. ft

Corrected Casing Radius (Bouwer-Rice Method): 0.1549 ft

Gravel Pack Porosity: 0.

No. of Observations: 52

Observation Data

Time Smin) Displacement (ff) Time (min Displacement (ft
: 2.512 ‘0;}5 ) _Q'"T;UBT’”L)
0.03333 2.309 0.4667 1.051
0.05 2.155 0.4833 1.034
0.06667 2.039 0.5 1.024
0.08333 1.956 0.5167 1.011
0.1 1.872 0.5333 1.001
0.1167 1.796 0.55 0.991
0.1333 1.722 0.5667 0.981
0.15 1.656 0.5833 0.975
0.1667 1.599 0.6 0.961
0.1833 1.539 0.6167 0.958
0.2 1.483 0.6333 0.951
0.2167 1.436 0.65 0.945
0.2333 1.396 0.6667 0.941
0.25 1.356 0.6833 0.931
0.2667 1.323 0.7 0.928
0.2833 1.29 0.7167 0.925
0.3 1.257 0.7333 0.921
0.3167 1.23 0.75 0.915
0.3333 1.207 0.7667 0.915
0.35 1.184 0.7833 0.908
0.3667 1.161 0.8 0.908
0.3833 1.137 0.8167 0.905
0.4 1.121 0.8333 0.901
0.4167 1.101 0.85 0.905
0.4333 1.081 0.8667 0.895
SOLUTION
07/24/19 1 13:37.01



AQTESOLYV for Windows

Slug Test )
Aquifer Model: Unconfined
Solution Method: Bouwer-Rice
In(Re/rw): 1.383

VISUAL ESTIMATION RESULTS
Estimated Parameters

Parameter Estimate
K 0.009148 ft/min
yo 2.624 ft

K = 0.004647 cm/sec
T = K*b = 0.5489 ftZ/min (8.499 sqg. cm/sec)

07/24/19

13:37:01



10. T [ T T T T T 1 T T T T T T T T ] T [ T I
S . ]
€
(0]
£
[
@ i
©
Q.
2
@)
\\
h \\\
1' | L | I 1 - | l 1 | | 1 l { 1 I | | | | | |
0. 0.4 0.8 1.2 1.6 2.
Time (min)
WELL TEST ANALYSIS
Data Set: Q:\2018\P18085\Documents\Stormwater\SB-3.Test 1.aqt
Date: 07/24/19 Time: 13:52:38
PROJECT INFORMATION

Company: Quible & Associates, P.C.
Client: Parcel A Sec VI Southridge
Project: P18085

Location: Nags Head

Test Well: SB-3

Test Date: 7/22/19

AQUIFER DATA

Saturated Thickness: 60. ft Anisotropy Ratio (Kz/Kr): 1.
WELL DATA (New Well)
Initial Displacement: 1.39 ft Static Water Column Height: 0.895 ft
Total Well Penetration Depth: 4. ft Screen Length: 4. ft '
Casing Radius: 0.167 ft Well Radius: 0.333 ft
Gravel Pack Porosity: 0.
SOLUTION
Aquifer Model: Unconfined Solution Method: Bouwer-Rice
K =0.009185 fimin” ;<1 b y0 = 4.078 ft




AQTESOLYV for Windows )

Data Set: Q:\2018\P18085\Documents\Stormwater\SB-3.Test 1.aqt
Date: 07/24/19
Time: 13:52:59

PROJECT INFORMATION
Company: Quible & Associates, P.C.
Client: Parcel A Sec VI Southridge
Project: P18085

Location: Nags Head

Test Date: 7/22/19

Test Well: SB-3

AQUIFER DATA

Saturated Thickness: 60. ft
Anisotropy Ratio (Kz/Kr): 1.

SLUG TEST WELL DATA
Test Well: New Well

X Location: 0. ft
Y Location: O. ft

Initial Displacement: 1.39 ft

Static Water Column Height: 0.895 ft

Casing Radius: 0.167 ft

Well Radius: 0.333 ft

Well Skin Radius: 0.333 ft

Screen Length: 4. ft

Total Well Penetration Depth: 4. ft

Corrected Casing Radius (Bouwer-Rice Method): 0.1549 ft
Gravel Pack Porosity: 0.

No. of Observations: 77

Observation Data

Time (min Displacement Time (min Displacement (ft)

*’0;01%67) = 3.951““(“) "0756(67) : 2.189
0.03333 3.584 0.6833 2.185
0.05 3.467 0.7 2.182
0.06667 3.264 0.7167 2.182
0.08333 3.101 0.7333 2.175
0.1 3.004 0.75 2.175
0.1167 2.931 0.7667 2.175
0.1333 2.861 0.7833 2172
0.15 2.791 0.8 2172
0.1667 2.735 0.8167 2.168
0.1833 2.685 0.8333 2.165
0.2 2.641 0.85 - 2.168
0.2167 2.602 0.8667 2.165
0.2333 2.558 0.8833 2.165
0.25 2.525 0.9 2.161
0.2667 2.492 0.9167 2.161
0.2833 2.462 0.9333 2.161
0.3 2.438 0.95 2.161
0.3167 2.418 0.9667 2.158
0.3333 2.395 0.9833 2.161
0.35 2.375 1. 2.158
0.3667 2.352 1.017 2.158
0.3833 2.335 1.033 2.155
0.4 2.322 1.05 2.155
0.4167 2.309 1.067 2.151
0.4333 2.295 1.083 2.151
0.45 2.282 1.1 2.151
0.4667 2.269 1.117 2.151
0.4833 2.259 1.133 2.155

07/24/19 1 13:52:59




AQTESOLYV for Windows

Displacement (ft)

Time gmin Displacement (ft Time (min
0. tin) i nt ) N 2.155
0.5167 2.235 1.167 2.151
0.5333 2.235 1.183 2.148
0.55 2.222 1.2 2.148
0.5667 2.218 1.217 2.151
0.5833 2.208 1.233 2.151
0.6 2.205 1.25 2.148
0.6167 2.202 1.267 2.148
0.6333 2.195 1.283 2.141
- 0.65 219 B B B
SOLUTION
Slug Test
Aquifer Model: Unconfined
Solution Method: Bouwer-Rice
in(Refmw): 1.983 o S
VISUAL ESTIMATION RESULTS
Estimated Parameters
Parameter Estimate
K 0.009155 ft/min
y0 4.078 ft
K= 0.004651 cm/sec
T = K*b = 0.5493 ft2/min (8.505 sq. cm/sec)
07/24/19 2 13:52:59
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Preface

Soil surveys contain information that affects land use planning in survey areas.
They highlight soil limitations that affect various land uses and provide information
about the properties of the soils in the survey areas. Soil surveys are designed for
many different users, including farmers, ranchers, foresters, agronomists, urban
planners, community officials, engineers, developers, builders, and home buyers.
Also, conservationists, teachers, students, and specialists in recreation, waste
disposal, and pollution control can use the surveys to help them understand,
protect, or enhance the environment.

Various land use regulations of Federal, State, and local governments may impose
special restrictions on land use or land treatment. Soil surveys identify soil
properties that are used in making various land use or land treatment decisions.
The information is intended to help the land users identify and reduce the effects of
soil limitations on various land uses. The landowner or user is responsible for
identifying and complying with existing laws and regulations.

Although soil survey information can be used for general farm, local, and wider area
planning, onsite investigation is needed to supplement this information in some
cases. Examples include soil quality assessments (http://www.nrcs.usda.gov/wps/
portal/nrcs/main/soils/health/) and certain conservation and engineering
applications. For more detailed information, contact your local USDA Service Center
(nttps://offices.sc.egov.usda.gov/locator/app?agency=nrcs) or your NRCS State Soil
Scientist (http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/contactus/?
cid=nrcs142p2_053951).

Great differences in soil properties can occur within short distances. Some soils are
seasonally wet or subject to flooding. Some are too unstable to be used as a
foundation for buildings or roads. Clayey or wet soils are poorly suited to use as
septic tank absorption fields. A high water table makes a soil poorly suited to
basements or underground installations.

The National Cooperative Soil Survey is a joint effort of the United States
Department of Agriculture and other Federal agencies, State agencies including the
Agricultural Experiment Stations, and local agencies. The Natural Resources
Conservation Service (NRCS) has leadership for the Federal part of the National
Cooperative Soil Survey.

Information about soils is updated periodically. Updated information is available
through the NRCS Web Soil Survey, the site for official soil survey information.

The U.S. Department of Agriculture (USDA) prohibits discrimination in all its
programs and activities on the basis of race, color, national origin, age, disability,
and where applicable, sex, marital status, familial status, parental status, religion,
sexual orientation, genetic information, political beliefs, reprisal, or because all or a
part of an individual's income is derived from any public assistance program. (Not
all prohibited bases apply to all programs.) Persons with disabilities who require



alternative means for communication of program information (Braille, large print,
audiotape, etc.) should contact USDA's TARGET Center at (202) 720-2600 (voice
and TDD). To file a complaint of discrimination, write to USDA, Director, Office of
Civil Rights, 1400 Independence Avenue, S.W.<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>